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Introduction 

The purpose of this report is to determine whether or not certain properties in the 
Township of Middletown qualify as an area in need of redevelopment as defined in the 
Local Redevelopment and Housing Law, P.L.1992, Chapter 79 (the "LRHL"). The Study 
Area is shown on the accompanying Study Area mapping (see Figures 1-3) and includes 
the following tax parcels: 

• Block 137, Lots 2.07, 3 1 , 5, 6, & 7 

• Block 281, Lots 3, 4, 5, 6, 7, 8, 14, 15, 16, 17, 18, 19, & 20 

• Block 306, Lots 47, 48, 49, 50, 51, 52, 66, 108, 110, 122, 123, 124, 125, 128, 129, 130, 

131, 132, 135, 136, 137, 138, 139, 140, 141, 142, 143, 144, 169, 170, 171, & 172 

• Block 306.01, Lots 14, 15, & 16 

• Block 319, Lot 1 

• Block 320, Lot 1 

• Block 321, Lot 1 

• Block 322, Lot 1 

• Block 323, Lot 1 

• Block 324, Lot 1 

• Block 325, Loti 

This Preliminary Investigation Report and Redevelopment Study is written pursuant to 
Section 6 of the LRHL (N.J.S.A. 40A:12A-6a), which states the following: 

No area of a municipality shall be determined to be a redevelopment area 
unless the governing body of the municipality shall, by resolution, 
authorize the planning board to undertake a preliminary investigation to 
determine whether the proposed area is a redevelopment area according to 
the criteria set forth in Section 5 of P.L. 1992. C.79 (C.40A:12A-5). ... Tire 
governing body of a municipality shall assign the conduct of the 
investigation and hearing to the planning board of a municipality. 

The Township Committee adopted Resolution #15-205 on July 20, 2015, requesting that 
the Planning Board undertake a preliminary investigation of the study area to determine 
whether or not the area qualifies as an area in need of redevelopment pursuant to the 

1 Block 137, Lot 3 also includes additional lot 4. These properties were combined 2006. The Resolution 
requesting the Planning Board to undertake the preliminary investigation references both Lots 3 and 4, but 
this report hereinafter refers to the property as Block 137, Lot 3 in order to minimize confusion. 



LRHL. This Resolution was subsequently amended on October 19, 2015 via Resolution 
#15-272 in order to expand the Study Area to include the full list of properties, as listed 
above. These resolutions are attached as Appendix A of this document. 

This report selves as the "statement setting forth the basis for the investigation," which 
is requiredby the LRHL [N.J.S.A. 40:12A-6b(l)J. In accordance withN.J.S.A. 40:12A-6b(5): 

After completing its hearing on this matter, the planning board shall 
recommend that the delineated area, or any part thereof, be determined, or 
not be determined, by the municipal governing body to be a redevelopment 
area. After receiving the recommendation of the planning board, the 
municipal governing body may adopt a resolution determining that the 
delineated area, or any part thereof, is in need of redevelopment. 
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Figure 1: Regional Location 
Port Belford Redevelopment Study Area 
Preliminary Investigation & Redevelopment Study 
Middletown Township, 
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Source: NJDEP; NJDOT: NJGIN; Monmouth County: Middletown Township 
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NOTE: This map was developed using New Jersey Deportment of 
Environmental Protection Geographic Information System digital data, 
but this secondary product has not been verified by NJDEP and 
Is not Stete-at/f/70r/zed. 






Figure 2: Aerial Location 
Port Belford Redevelopment Study Area 
Preliminary Investigation & Redevelopment Study 
Middletown Township, 

Monmouth County, New Jersey 
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NOTE: This map was developed using New Jersey Department of 
Environmental Protection Geographic information System digital data, 
but this secondary product has not been verified by NJDEP and 
is not State-authorized, 
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Figure 3: Tax Map 

Port Belford Redevelopment Study Area 
Preliminary Investigation & Redevelopment Study 
Middletown Township, 
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NOTE: This map was developed using Now Jersey Department of 
Environmental Protection Geographic Information System digital data, 
but this secondary product has not been verified by NJDEP and 
is not State-authorized. 





Study Area Description 

Properties Located in the Study Area 

The Study Area encompasses lands that have a total area of approximately 399 acres and 
consisting of 60 tax parcels located in the vicinity of Port Belford, the Middletown 
Township Sewerage Authority, and the Ware Creek. The Study Area is roughly bound 
by the Raritan Bay to the north, Seabreeze Avenue to the east, the Henry Hudson Trail 
and Route 36 to the south, and Main Street and the Compton Creek to the west. The tax 
lots in the Study Area are listed on the official tax map of the Township as: 

• Block 137, Lots 2.07, 3, 5, 6, & 7 

• Block 281, Lots 3, 4, 5, 6, 7, 8, 14, 15, 16, 17, 18, 19, & 20 

• Block 306, Lots 47, 48, 49, 50, 51, 52, 66, 108, 110, 122, 123, 124, 125, 128, 129, 130, 
131, 132, 135, 136, 137, 138, 139, 140, 141, 142, 143, 144, 169, 170, 171, & 172 

• Block 306.01, Lots 14, 15, & 16 

• Block 319, Lot 1 

• Block 320, Lot 1 

• Block 321, Lot 1 

• Block 322, Lot 1 

• Block 323, Lot 1 

• Block 324, Lot 1 

• Block 325, Lot 1 

A description of the Study Area properties and how they meet the statutory criteria of 
the LRHL is provided in Appendix C. 

Existing Land Uses 

Existing land uses at the Study Area were evaluated during a site visit and field analysis 
conducted on July 16, September 21, and November 4, 2015, as well as through 
investigation of MOD-IV land use classifications, land use / land cover data as mapped 
by the New Jersey Department of Environmental Protection (NJDEP) in 2012, and historic 
aerials. 

MOD-IV land use classifications are shown in Figure 4. MOD-IV classifications within 
the Study Area are varied, and include residential, commercial, public, and vacant uses, 
and are described as follows: 




Residential: Residential properties in the Study Area are located on Main Street, 
north of Broadway and adjacent to the Compton Creek. These properties are 
single-family detached residential dwellings. Properties assessed as residential 
include Block 281, Lots 14, 16, 17, 18, and 20. Additionally, Block 306.01, Lot 16 on 
Palmer Street is assessed as residential. 

Commercial: Commercial property is dispersed throughout the western half of 
the Study Area. Block 137, Lots 3 and 5 are classified as commercial properties 
according to Township records and are owned by the Belford Seafood Co-op. 
Block 281, Lot 7 is a storage and construction yard along the Compton Creek. Block 
281, Lot 15 is a vacant property on Main Street adjacent to various residential 
properties. Block 306, Lots 135, 138, and 144 on Center Avenue include auto repair 
and storage uses. Block 306 Lot 108 on East Road is also assessed as commercial. 
Block 306.01, Lots 14 and 15 are owned by the Atlantic Pier Company. 

Public: Publicly-owned property is the predominant land use in the Study Area, 
owned by either Monmouth County or Middletown Township. This includes the 
Belford Ferry terminal, commuter parking area, land fill site, sewerage authority, 
leaf compost site, and also including the generally wooded and undeveloped 
wetland areas around the Ware Creek. In addition. Block 281, Lot 3 is classified as 
public property, though the eastern portion of the lot is used for commercial 
storage of fishing equipment and boats. Publicly-owned properties include Block 
137, Lot 3; Block 306, Lots 47, 48, 49, 50, 51, 52, 66, 142, 169, and 170; Block 319, Lot 
1; Block 320, Lot 1; Block 321, Lot 1; Block 322, Lot 1; Block 323, Lot 1; Block 324, 
Lot 1; arid Block 325, Lot 1. 

Vacant: A substantial portion of the publicly-owned properties in the Study Area 
are vacant and wooded or within wetland areas, as shown in the aerial photograph 
in Figure 2. Properties assessed as vacant include: Block 137, Lots 2.05, 2.07, 4, 6, 
and 7; Block 306, Lots 8, 19, 110, 122, 123, 124, 125, 128, 129, 130, 131, 132, 136, 137, 
139, 140, 141, and 143. 

According to NJDEP's land use and land cover (LULC) data, the Study Area is comprised 
of a wide variety of land uses, as shown in Figure 5. These land uses are as follows: 

Wetlands: Wetland areas are dispersed throughout the entire Study Area and is 
the predominant land use according to the, as described previously. 

Residential: Residential properties are mostly confined to the single-family 
detached dwellings located on Main Street, as described above. The LULC data 
also identifies additional areas of residential use located on Block 306, Lot 108, 




which is a single family dwelling located on the same property as industrial uses, 
as well as on Block 306, Lot 128, which is adjacent to a residential use but is actually 
vacant property.. 

Commercial/Services: Commercial/services uses in the Study Area are located at 
the Belford Seafood Co-op on Block 137, Lot 3, 4, and 5. The LULC data also 
identifies commercial lands on Block 281, Lot 14. This contradicts with the MOD- 
IV classification for this property, which is assessed as residential. Lastly, Block 
306.01, Lots 14, 15, and 16 have commercial/services uses, which is the home of the 
Atlantic Pier Company, as stated above. 

Industrial: Industrial uses are located in four different locations in the Study Area. 
The first is a portion of Block 137, Lot 3 and includes a large building used for 
storage at the Belford Seafood Co-op site. The second is Block 281, Lot 7: a storage 
and construction yard along the Compton Creek (assessed as commercial per 
Township records). The third site includes Block 306, Lots 135, 138, 140, 141, 142, 
143, and 144, home to a mechanics garage and various vehicle storage yards. Tire 
last site with industrial land cover is at Block 306, Lot 108, garage and storage uses 
abutting the residential dwelling noted above. 

Undeveloped Urban Land: NJDEP defines "undeveloped land within urban 
areas" as: "areas generally considered vacant lots. These areas may never have 
been developed, or may represent formerly built-up that have been entirely or 
partially cleared, but not redeveloped. Included would be abandoned 
manufacturing or commercial sites that could be redeveloped. Areas within this 
category are generally brush or grass-covered and may or may not be 
maintained. Buildings may be present, interspersed with brush areas and concrete 
or black top." Undeveloped urban land is disbursed throughout the Study Area, 
including lands on Block 137, Lots 2.05 and 2.07; Block 281, Lots 8 and 15; Block 
306, Lots 66, 108, and 169; and on Block 306.01, Lot 14. 

Beaches/Exposed Rock: Beaches and exposed rock are located along Sandy Hook 
Bay on Block 306, Lot 66. 

Forest/Shrubland: Forest and shrublands are also disbursed throughout the Study 
Area, including land on Block 137, Lot 2.07; and Block 306, Lots 66, 110, 122, 123, 
124, 125, 129, 130, 131, 132, 136, 169, and 170. 

Recreational Land: Recreational Land is confined to the area adjacent to the 
Compton Creek, including Block 137, Lots 6 and 7; Block 281, Lots 3, 4, 5, and 6; 
and Block 306, Lots 66 and 171. 





Land uses in the vicinity of the Study Area includes the following: to the west along 
Sandy Hook Bay is the Dunes townhome complex, Compton Creek and wetlands, and 
single family residential uses southward along Main Street; to the south are more single 
family residential uses, the Henry Hudson Trail, and State Route 36; bounding the Study 
Area to the east is the U.S. Naval Weapons System Earle. 





Figure 5: Land Use Land Cover (2012) 
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Environmental Constraints 



Based on NJDEP Digital Data, the Study Area contains mapped wetlands (as seen in 
Figure 6 below) and is located adjacent to the Raritan Bay, which is tidally influenced. 
There are tributaries and associated floodplains located in the Study Area. Any 
disturbance located in these areas or the associated buffers are regulated by the NJDEP 
Division of Land Use Regulation. As such, any new development proposed in the 
regulated areas would potentially require the following permits (contingent on proposed 
onsite improvements): 

• Freshwater Wetlands Permit (General Permit or Individual Permit) for any work 
proposed in the wetlands or wetlands buffer. It is important to note that the 
wetland boundaries would have to be surveyed by a wetland scientist. 

• Flood Hazard Area Individual Permit for work in the streams. Flood Hazard Areas 
and/or riparian buffers. 

• Coastal Area Facilities Review Act (CAFRA) Permit for the activities located 100 
to 500 feet landward of the Mean High Water Line (MHWL) of the Raritan Bay 

• Waterfront Development Permit for any activities located below the MHWL of the 
Raritan or associated tributaries 

• Tidelands Bureau approval (License, grant, lease) for any in-water work that does 
not presently have a tidelands conveyance 

• Federal Permit includes - Army Corps of Engineers Permit for work below the 
MHWL of the navigable water 

There are no mapped coastal wetlands in the Study Area. If the proposed project includes 
work below the MHWL, the disturbance to subtidal shallows and shellfish habitat would 
have to be reviewed and minimized to the greatest extent possible. 

If any future development involves greater than one acre of site disturbance and the 
increase of more than !4 acre of impervious surface, the project is classified a major project 
and Stormwater Management is required. This information would be submitted with the 
NJDEP Land Use Permit Applications. 

Based on NJDEP Digital GIS Landscape Project Data (Version 3.1) the following 
Threatened and Endangered Species are identified onsite: 

• Black Crowned Night Heron (State Threatened) 

• Black Skimmer (State Endangered) 

• Osprey nest and foraging habitat (State Threatened) 

• Least tem (State Endangered) 




Due to the presence of State Threatened and Endangered species, it is recommended to 
conduct a Threatened and Endangered Species Habitat Survey. A survey would confirm 
the presence of any documented species and would provide any relevant information on 
developability of the site. Airy presence of the species would also impact the size of the 
wetlands buffer onsite, increasing the buffer from 50-feet to 150-feet if the DEP 
determines the wetlands are exceptional resource value. 

Based on NJDEP Digital GIS Data, the northwest portion of the site is situated in the Shoal 
Harbor Rural Historic District which received a State Historic Preservation Office (SHPO) 
opinion October 2, 1992. hr addition, a Historic property is located adjacent to the site - 
687 Main Street. Due to the presence of potential documented historic resources, an 
Archaeological Investigation and historic architectural survey is recommended. 

Based on NJDEP SSURGO Soil Data and the USDA Natural Resources Conservation 
Service, there are eight (8) different soil types that underlay the site, including; 

• AptAv - Appoquinimink-Transquaking Mispillion complex - 0-1% slope; very 
frequently flooded. 

• EkaAr - Elkon loam - 0-2% slope, rarely flooded 

• EveC - Evesboro sand 5-10% slope rarely flooded 

• HorBr - Hooksan sand - 0-5% slope, rarely flooded 

• KemB - Keyport sandy loam 2-5% slope 

• PsuB - Pssaments, waste substratum, 0-8% slope 

• UdaB - Udorthents 0-8% slope 

• UdauB - Udorthents Urban Land complex 0-8% slope 

There are no known contaminated sites onsite. However, some of the existing 
development onsite are on the NJ Environmental Management System (NJEMS). Tire 
NJEMS sites include Monmouth County Belford Mitigation Site, The Belford Ferry Land 
Use Regulation Permits, Belford Seafood Co-op Site Remediation Program - Preliminary 
Investigation (SRP-PI) and the Gateway Marina (SRR-PI) Many of the NJEMS sites are 
active and could impact the redevelopment of the property. This information would 
require a more detailed review of the NJDEP resources. 

The majority of the site is mapped as having historic fill. A Licensed Site Remediation 
Professional (LSRP) is required to assess the site information and conduct a preliminary 
site investigation. It may be determined that the LSRP needs to conduct soil and/or 
groundwater samples. If the soil and/or groundwater is determined to be contaminated 
in excess of the NJDEP criteria, a Site Remediation Report and workplan would have to 
be prepared for the site. 







Figure 6: Environmental Constraints 
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Figure 7: Flood Hazard Areas 
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Zoning and Relationship to Zoning Ordinance 

The Study Area spans multiple zone districts, as seen on the Middletown Township 
Zoning Map, including the Marine Commercial (MC), Light Industrial (M-l), Residential 
Multifamily (RMF-1), Single Family Residence High Density (R-7), and the Two Family 
Residence (RTF) zones. Figure 8 depicts the zoning districts as they apply to the Study 
Area. Land use regulations for these districts are outlined in the following subsections. 

Permitted Uses 

As the Study Area spans residential, commercial, and industrial zone districts, the list of 
permitted uses is very extensive. The complete list of permitted, conditional, accessory, 
and prohibited uses is outlined in detail in Appendix B of this report. 

Bulk and Yard Standards 

Tire bulk and yard standards for the RTF, R-7, RMF-1, M-l, and MC zones are shown 
below in Table 1. 




Minimum Lot Area 



Interior Lots 



Comer Lots 



Buildable Lot Area 



Building Setbacks 



Front 



Side, Principal 



Side, Accessory 



Street Side, Principal 



Street Side, Accesso 



Rear, Principal 



Street Rear 



14,250 sq ft 



m 

H 



1 acre 3 acres 20,000 sq ft 



2.5 acres 















100 ft 




Interior Lots 


100 ft 


75 ft 


Comer Lots 


120 ft 


90 ft 




100 ft 



















































RTF 


R-7 


RMF-1 


M-l 


MC 


Gross Floor Area 


1,2000 sq ft 


900 sq ft 


- 


40,000 
sq ft 


- 


First Floor Area 


900 sq ft 


800 sq ft 


- 


40,000 
sq ft 


- 


Maximum Dwelling Unit 
Density 


- 


- 


24 

du/acre 


- 


- 


Maximum Lot Coverage 


Buildings 


25% 


35% 


30% 


60% 


70% 


Total 


35% 


40% 


60% 


Floor Area Ratio 


33%* 


- 


- 


22% 


- 


Building Height 


21/2 
stories; 
35 ft 


21/2 
stories; 
35 ft 


48 ft 


3 

stories; 
40 ft 


21/2 
stories; 
35 ft 


Surface Parking Area Setbacks 


From roadway 


- 


- 


10 ft 


- 


- 


From any lot line 


- 


-• 


10 ft 


- 


- 


From buildings 


- 


- 


5ft 


- 


- 


Distance between 
buildings 


- 


- 


20 ft 


- 


- 


Open space set aside, % of tract area 


Active 


- 


- 


5% 


- 


- 


Total 


- 


- 


10% 


- 


- 


Affordable housing set 
aside 


- 


- 


25% 


- 


- 



FAR can be increased by 2% if front setback provided is at least twice the minimum 
required. 
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Planning Context 

Middletown Township Master Plan— 2004 

The 2004 Middletown Township Master Plan establishes objectives, principles, and 
policies for major land use categories, of which the following are relevant to the 
redevelopment of this area of the Township: 

Objectives: 

1. To encourage municipal actions which will guide the long range appropriate use, 
development and preservation of lands within Middletown Township in a manner 
designed and intended to promote the public health, safety, morals, arid general 
welfare of present and future residents. 

2. To secure safety of the community, to the extent possible from fire, flood, panic 
and other natural and manmade disasters. 

3. To provide adequate light, air, arid open space. 

4. To ensure that development with the Township does not conflict with the 
development and general welfare of neighboring municipalities, the County, the 
Region, and the State as a whole. 

5. To promote the establishment of appropriate population densities in locations that 
will contribute to the wellbeing of persons and neighborhoods and preservation 
of the environment. 

6. To encourage the appropriate and efficient expenditure of public funds by 
coordinating public and private investment and development within a framework 
of land use and development principles and policies. 

7. To provide sufficient space in appropriate locations within the Township for 
agricultural, residential, business, office, industrial, mixed use, and public and 
quasi-public uses in a manner which will provide for balanced Township growth 
and development. 

8. To promote arid enhance access to and utilization of all forms of public and mass 
transportation, including promoting the use of shuttles to link transit centers with 
each other, as well as with residents and businesses. 

9. To promote a desirable visual environment through creative development 
techniques with respect to environmental assets and constraints of the overall 
Township arid of individual development sites. 

10. To promote the conservation of open space through protection of wetlands, stream 
corridors, steep slopes and valuable natural resources and prevent degradation of 
the environment through improper use of land. 




11. To acquire, develop arid maintain park and recreation facilities as well as lands for 
purely open space/conservation purposes within the Township to meet reasonable 
needs and demands for recreation by present and future residents and to balance 
inevitable growth and land development with preservation needs. 

12. To enhance the various neighborhoods throughout the Township by providing for 
appropriate redevelopment, reinvestment, revitalization and capital 
improvements, designed to strengthen and improve the fabric of each area. 

13. To encourage and promote a cooperative approach to economic development and 
revitalization thro ugh new investment, maintenance and reinvestment in existing 
commercial and industrial acti vities within the Township in areas suitable for such 
development. 

14. To encourage the efficient management of storm water through the development 
of appropriate guidelines which will prevent future drainage problems and 
provide environmentally sound land use planning. Emphasis should be consistent 
with the State of New Jersey's recently enacted stormwater management 
regulations. 

Principles: 

1. Encouraging residential development in locations and at densities which are 
compatible with existing development patterns and which can be properly 
serviced by public roadways, utilities and services. 

2. Locating public, commercial, industrial, professional office and agricultural uses 
at sites and in locations which are suitable for their use environmentally, 
economically, and geographically, and are compatible with existing uses, public 
facilities, roadways, and natural features. 

3. Protection of natural and environmental resources including floodplains, 
wetlands, marshlands, aquifer recharge areas, steep slopes, and areas suitable for 
public and quasi-public recreational activities. 

4. Continued recognition of the Township's unique and historic pattern of 
neighborhoods and villages. Efforts have been ongoing to enhance, redevelop and 
improve these areas throughout the Township. Such ertdeavors should be 
continued. 

5. Mixed use development should be encouraged in appropriate location, including 
neighborhood and village centers such as Belford (Campbell's Junction), Lincroft 
Village, Leonardo, North Middletown and in certain state highway locations. 

6. Tire Township should continue to monitor commuter parking and access to all 
modes of mass transportation. 



Policies: 




1. Land use planning will provide for a variety of residential and nonresidential uses 
and will encourage continuation of and enhancement of Middletown Township as 
a quality suburban/rural residential community. This includes a continued strong 
commitment to providing housing opportunities for families and individuals of 
all income levels. 

2. Laird development should be designed to protect and enhance the environmental 
quality of the Township and preserve and protect valuable open spaces and 
natural resources. 

3. The Township will consider and evaluate innovative development proposals 
which would enhance and protect environmental features, minimize energy usage 
and encourage development densities consistent with existing patterns of 
development. 

4. The Township will encourage and provide for review of the development of social, 
health, welfare, cultural, recreational, service and religious activities within the 
Township to serve present and future residents of the Middletown area. 

5. Tire Township will continue to comply with the requirements of the New Jersey 
Council on Affordable Housing, as they presently exist. 

6. The Township should work to strengthen and preserve the commercial fishing 
industry, located in Port Monmouth and Belford, at Compton's Creek. Efforts 
should be explored to enhance the aesthetic as well as the functional aspects of the 
physical facilities. In addition Tire Township should support efforts to redevelop 
nearby property to in a manner that will provide for commercial opportunities 
designed to be largely water oriented and designed to enhance the economic 
viability of commercial fishing in Middletown. 

7. The Township should continue to promote the construction of sidewalks in 
conjunction with new development and should develop a long term capital 
program for annual sidewalk installation and repairs. 

Tire Land Use Element and Circulation Plan Element have additional goals which are 
relevant to this Redevelopment Study. Tire major focus of the Land Use Element of 
Middletown Township's Master Plan is tire enhancement and re-invigoration of 
neighborhoods. The Circulation Plan Elements states that future consideration should be 
given to providing a passenger ferry dock on the westerly side of Compton Creek in 
association with the redevelopment of the Belford Seafood Coop site. This location is 
important to consider for passenger service for future employees at the Bayshore 
Technology Center, and for commuting residents of proximate multifamily development 
(e.g. Dunes at Shoal Harbor, Park Ferry). Water taxi sendee may provide the best option 
iir this area. 



Master Plan Reexamination Report — 2009 I 

The following recommended changes to the Master Plan and Development Regulations 
from the 2009 Master Plan Reexamination Report are relevant to this Redevelopment 
Study: 

Block 281, Lots 14 & 15 - This 2+ acre tract located in Belford contains the remains of a fire j 

damaged restaurant and bar, as well as some residential uses. Its proximity to the Belford 
Berry Terminal renders it a logical place for higher density multifamily development that I 

encourages use of public transportation and pedestrian activity. The site should be i 

assigned a multifamily land use designation and should be zoned for residential 
development at a density of 24 dwelling units per acre. This site is currently vacant and 
is located in the redevelopment study area. 1 

Block 137, Lot 2.06 - This tract contains the fully built "Dunes at Shoal Harbor" j 

multifamily development. Accordingly, the site should be assigned a multifamily land f 

use designation. This site borders the redevelopment study area. 

The 2009 Master Plan Reexamination Report also recommends that the Port of Belford j 

Economic Feasibility Study and Conceptual Development Plan be incorporated into the 
Master Plan as a background study and that efforts be made to seek additional resources i 

for plan implementation. Additionally, the 2009 Master Plan Reexamination Report 
recommends that the entire Port of Belford area at the eastern terminus of Port 
Monmouth Road be investigated for redevelopment. [ 

Master Plan Reexamination Report — 2014 

f 

The following recommended changes to the Master Plan and Development Regulations 
from the 2014 Master Plan Reexamination Report are relevant to this Redevelopment 
Study: ( 

i 

Update the Circulation Plan. Transit Village designation should be considered from the 
NJDOT for the area adjacent to the Belford Ferry Terminal j 

R-7 Zone - Tire continued viability of the single-family R-7 Zone designation in certain 
sections of Port Monmouth and Belford should be investigated. The following areas , 

should be reviewed in further detail, with due consideration given to the Master Plan 
Land Use Element and the potential need to update same: 

• Existing multifamily and single family uses at the intersection of Park Ave., Main 
•' Street and Port Monmouth Road in Port Monmouth. 

• Properties along Main Street in Belford north of Broadway near the ferry terminal, 

many of which were substantial!}' damaged by Superstonn Sandy. ' j 





• Commercial and undeveloped land adjacent to East Road and at the terminus of 
Palmer Street, some of which is near the former County landfill 

Tire 2014 Master Plan Reexamination Report also recommended that the following 
Redevelopment Plan investigations be undertaken: 

• Residential home sites in the Port Monmouth, Belford, and Leonardo 
neighborhood should be monitored during the ongoing Superstorm Sandy 
reconstruction phase to determine if a scattered-site redevelopment program is 
needed. 

• Tire entire Port of Belford area at the eastern terminus of Port Monmouth Road 
and the northerly section of Main Street should be investigated. 

• The entirety of Middletown Township was designated as an "Area in Need of 
Rehabilitation" in the late 1970s. This designation permitted certain five-year tax 
abatements to encourage improvements to residential properties. This abatement 
program has been temporarily halted due to recent changes made to the Local 
Redevelopment and Housing Law, which call the designation' s legitimacy into 
question. Accordingly, while the Township assesses the viability of the prior 
designation, it is recommended that specific rehabilitation area investigations be 
initiated for certain areas of the Township, particularly in neighborhoods such as 
North Middletown, Port Monmouth, Belford, and Leonardo where neighborhood 
revitalization and stabilization is key in the wake of Superstorm Sandy. 

Port of Belford Economic Feasibility Study and Conceptual Development 
Plan-2009 

Tire purpose of the Port of Belford Economic Feasibility Study and Conceptual 
Development Plan is to examine the economic and physical viability of commercial 
development within the Belford study area that is complementary to and supportive of 
the existing commercial fishing industry. The Conceptual Development Plan included a 
ferry retail booth, landscaped courtyard, interactive/discovery center, net house, 
restaurant and outdoor seating area, storage building, landscaped plaza, natural outdoor 
amphitheater, marine research facility, a bayshore inn, open space, and a boardwalk. 

Belford Neighborhood Revitalization Plan — 2012 

The Belford Neighborhood Revitalization Plan was prepared in 2012 to refine, build 
upon, and put into action the Port of Belford Economic Feasibility Study and Conceptual 
Development Plan completed in 2009. The following goals of the Revitalization Plan are 
relevant to this study: 
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1. Enhance critical infrastructure through dredging and bulkhead repairs. There 
were a number of areas 

2. Preserve and strengthen the commercial fishing industry 

3. Develop the local economy by creating a place more attractive to visitors and 
encouraging new businesses 

4. Integrate the natural environment into the neighborhood as a tool for sustainable 
economic development, flood control, arid wildlife conservation 

5. Improve utilization of the ferry terminal parking lot 

6. Stabilize and improve the neighborhood by assisting homeowners with disaster 
recovery arid home improvement 

Middletown Township Strategic Recovery Planning Report— 2013 

The Strategic Recovery and Planning Report (SRPR), adopted in 2013, discusses the 
conditions that were created and exacerbated by Hurricane Sandy. The SRPR also 
provides goals, strategies, and actions to improve public safety, increase resistance to 
future storm damage, and stimulate economic recovery. Relevant priorities from the 
SRPR are as follows: 

• Stimulate economic recovery and stabilize these neighborhoods and the Township 
as a whole: 

o Explore redevelopment and rehabilitation options for the residential areas 
in the Bayshore 

o Economic revitalization opportunities for the Belford commercial fishing 
co-operative 

o Examination of the NFIP CRS could provide a financial benefit to all 
township residents that have to pay for flood insurance 

• Develop a Hazard Mitigation Element for the Master Plan 

• Enhance emergency preparation and response protocols 

• Enhancing environmental infrastructure and design standards 

• Voluntary design standards for future development in flood hazard area 

This Preliminary Investigation Report and Redevelopment Study is a direct 
recommendation included in the SRPR for future planning projects in Middletown 
Township. 

New Jersey State Development and Redevelopment Plan 

On March 1, 2001, the State Planning Commission ("SPC") adopted the State 
Development and Redevelopment Plan (SDRP), The SDRP establishes a proposed 
statewide planning framework that is designed to maintain and revitalize existing cities 




and towns and organize new growth in "center" - compact, mixed-use communities that 
provide a variety of choices in housing, employment opportunities, entertainment, 
services, transportation, and social interaction. 

This Study Area is located entirely within the Metropolitan Planning Area 1 (PA-1), 
According to the SDRP, the intent of the Metropolitan Planning Area 1 is to: 

• Provide for much of the state's future development; 

• Revitalize cities and towns; 

• Promote growth in compact forms; 

• Stabilize older suburbs; 

• Redesign areas of sprawl; and 

• Protect the character of existing stable communities. 

The Policy Objectives governing the Metropolitan Planning Area 1 (PA-1) include the 
following: 

• Land Use: Promote redevelopment and development in Cores and neighborhoods 
of Centers and in Nodes that have been identified through cooperative regional 
planning efforts. 

• Housing: Provide a full range of housing choices through redevelopment. 

• Economic Development: Promote economic development by encouraging 
strategic land assembly, site preparation and infill development, [and] 
public/private partnerships. 

• Natural Resource Conservation: Reclaim environmentally damaged sites and 
mitigate future negative impacts. 

• Public Facilities and Services: Complete, repair, or replace existing infrastructure 
systems to eliminate deficiencies and provide capacity for sustainable 
development and redevelopment in the region. 



Redevelopment Area Criteria 

Pursuant to Section 5 of the LRHL (N.J.S.A. 40A:12A-5), an area may be determined to be 
in need of redevelopment if it meets one or more of the following statutory criteria: 

A. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or 
obsolescent, or possess any of such characteristics, or are so lacking in light, air, or 
space, as to be conducive to unwholesome living or working conditions. 

B. The discontinuance of the use of buildings previously used for commercial, 
manufacturing, or industrial purposes; the abandonment of such buildings; or the 
same being allowed to fall into so great a state of disrepair as to be untenantable. 

C. Laird that is owned by the municipality, the county, a local housing authority', 
redevelopment agency or redevelopment entity, or unimproved vacant land that 
has remained so for a period of ten years prior to adoption of the resolution, and 
that by reason of its location, remoteness, lack of means of access to developed 
sections or portions of the municipality, or topography', or nature of the soil, is not 
likely' to be developed through the instrumentality of private capital. 

D. Areas with buildings or improvements which, by reason of dilapidation, 
obsolescence, overcrowding, faulty' arrangement or design, lack of ventilation, 
light and sanitary facilities, excessive land coverage, deleterious land use or 
obsolete layout, or any combination of these or other factors, are detrimental to the 
safety, health, morals, or welfare of the community'. 

E. A growing lack or total lack of proper utilization of areas caused by the condition 
of the title, diverse ownership of the real property therein or other similar 
conditions which impede land assemblage or discourage the undertaking of 
improvements, resulting in a stagnant or unproductive condition of land 
potentially' useful and valuable for contributing to and serving the public health, 
safety, and welfare, which condition is presumed to be having a negative social or 
economic impact or otherwise being detrimental to the safety, health, morals, or 
welfare of the surrounding area or the community' in general. 

F. Areas, in excess of five contiguous acres, whereon buildings or improvements 
have been destroyed, consumed by fire, demolished or altered by' the action of 
storm, fire, cyclone, tornado, earthquake or other casualty in such a way that the 
aggregate assessed value of the area has been materially depreciated. 

G. In any' municipality in which an enterprise zone has been designated pursuant to 
the "New Jersey Urban Enterprise Zones Act," P.L.1983, c.303 (C.52:27H-60 etseq.) 
the execution of the actions prescribed in that act for the adoption by the 
municipality and approval by' the New Jersey Urban Enterprise Zone Authority of 
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the zone development plan for the area of the enterprise zone shall be considered 
sufficient for the determination that the area is in need of redevelopment pursuant 
to sections 5 and 6 of P.L.1992, c.79 (C.40A:12A-5 and 40A:12A-6) for the purpose 
of granting tax exemptions within the enterprise zone district pursuant to the 
provisions of P.L.1991, c.431 (C.40A:20-1 et seq.) or the adoption of a tax abatement 
and exemption ordinance pursuant to the provisions of P.L.1991, c.441 (C.40A:21- 
1 et seq.). The municipality shall not utilize any other redevelopment powers 
within the urban enterprise zone unless the municipal governing body and 
planning board have also taken the actions and fulfilled the requirements 
prescribed in P.L.1992, c.79 (C.40A:12A-1 et al.) for determining that the area is in 
need of redevelopment or an area in need of rehabilitation and the municipal 
governing body has adopted a redevelopment plan ordinance including the area 
of the enterprise zone. 

H. The designation of the delineated area is consistent with smart growth planning 
principles adopted pursuant to law or regulation. 

Furthermore, the LRHL permits the inclusion of parcels that do not meet the statutory 
criteria if they are necessary for effective redevelopment of the proposed redevelopment 
area: 

A redevelopment area may include land, buildings or improvements which 
of themselves are not detrimental to the public health, safety or welfare, but 
the inclusion of which is found necessary with or without change in their 
condition, for the effective redevelopment of the area of which they are a 
part (N.J.S.A. 40A:12A-3.). 





Redevelopment Analysis and Conclusions I 

A careful analysis of the study area's existing land use, site layout, and physical ( 

characteristics was conducted using tax records, statewide Geographic Information i 

System (GIS) data, information provided by the Township, and visual field inspections 
for the properties. The analysis indicates whether a property in the Study Area meets any 
of the aforementioned statutory criteria under Section 5 of the LRHL (N.J.S.A. 40A:12A- 
5). These findings for each property are listed below in Table 2 and depicted in the Study [ 

Findings map (Figure 9). Additionally, the Redevelopment Study's findings are also 
described in more detail in the property analysis sheets located in Appendix C. 

Table 2: Redevelopment Analysis and Conclusions j 




* Needed for Effective Redevelopment 

** Not in N eed of Redevelopment { 
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Appendix A: Governing Body Resolution Authorizing the 
Preliminary Investigation of the Study Area 





RESOLUTION NO. 15-205 



TOWNSHIP OF MIDDLETOWN 
COUNTY OF MONMOUTH 

RESOLUTION AUTHORIZING AND REQUESTING THE PLANNING BOARD TO 
UNDERTAKE A PRELIMINARY INVESTIGATION TO DETERMINE WHETHER 
BLOCK 137, LOTS 2.05, 2.07, 3, 4, 5, 6 AND 7; BLOCK 281, LOTS 3, 4, 5, 6, 7, 8, 14, 
15, 16, 17, 18, 19 AND 20; BLOCK 306, LOTS 47, 48, 49, 50, 51, 52, 66, 108, 1 10, 130, 
131, 132, 135, 136, 137, 138, 139, 140, 141, 142, 143, 144, 169, 170, 171 AND 172; 
BLOCK 319, LOT 1; BLOCK 320, LOT 1; BLOCK 321, LOT 1; BLOCK 322, LOT 1; 
BLOCK 323, LOT 1; BLOCK 324, LOT 1; AND BLOCK 325, LOT 1 SATISFY THE 
CRITERIA FOR DESIGNATION AS AN AREA IN NEED OF REDEVELOPMENT 

WHEREAS, the Local Redevelopment and Housing Law (LRHL) pursuant to N.J.S.A. 
40A;12A-1 et seq. establishes the authority for a municipality to study area within its 
boundaries to determine whether or not such an area is in need of redevelopment; and 

WHEREAS, the Township of Middletown (“the Township”) is authorized pursuant to 
N.J.S.A. 40A:12A-5 to determine that a delineated area in the Township is an area in 
need of redevelopment; and 

WHEREAS, the LRHL provides a unique tool for municipalities to pursue revitalization 
opportunities in urban, suburban and rural communities; and 

WHEREAS, the redevelopment process allows for a comprehensive approach in 
considering specific properties or areas and how they might be developed or utilized in a 
manner that will best achieve the goals and interests of the community; and 

WHEREAS, properly utilized, the LRHL fosters an opportunity for public-private 
partnerships in analyzing and studying land use and revitalization issues; and 

WHEREAS, in order to initiate the redevelopment process, the Township Committee 
must authorize the Planning Board to undertake a study of an identified area and 
determine whether or not such an area meets the statutory requirements as an Area in 
Need of Redevelopment. Should that determination be made, then a redevelopment plan 
can be prepared for the designated area; 

WHEREAS, the Township has been awarded a post-Sandy Planning Assistance Grant 
and will be utilizing the grant funds for this investigation; 

WHEREAS, the area of the Township known as the Port of Belford generally including 
properties along Port Monmouth Road, Main Street and Center Avenue is an area that 
may benefit from the redevelopment process. A long-term development plan for this area 
could be achieved that will benefit landowners as well as the overall community. 



WHEREAS, authorizing this study shall not allow for the use of eminent domain and that 
the said area shall be a Non-Condemnation Redevelopment Area, 

NOW THEREFORE BE IT RESOLVED by the Township Committee of the Township 
of Middletown in the County of Monmouth, State of New Jersey, as follows: 

1. The Planning Board is hereby authorized to conduct a preliminary investigation in 
order to determine if the area encompassed by the following Block and Lots 
identified below and in Exhibit A, attached to this Resolution, meets the criteria 
established by law as an Area in Need of Redevelopment: 



Block 

Block 

Block 


137 

281 

306 


Lots 

Lots 

Lots 


2.05, 2.07, 3, 4, 5, 6, 7 

3, 4, 5, 6, 7, 8, 14,15,16,17,18,19,20 

47,48, 49, 50,51,52, 66, 108, 110, 130, 131, 132, 135,136, 

137, 138, 139, 140, 141,142, 143, 144, 169, 170, 171, 172 


Block 


319 


Lot 


1 


Block 


320 


Lot 


1 


Block 


321 


Lot 


1 


Block 


322 


Lot 


1 


Block 


323 


Lot 


1 


Block 


324 


Lot 


1 


Block 


325 


Lot 


1 



2. That this redevelopment area determination shall authorize the municipality to use 
all of the powers provided pursuant to the LRHL for use in a redevelopment area 
other than the use of eminent domain (“Non-Condemnation Redevelopment Area”). 



MIDDLETOWN TOWNSHIP COMMITTEE 



Committee Member 






§§§8£2E5]SBBI 


IMS i 


Mayor Murray 


X 








A. Fiore 


X 








S. Massell 








X 


G.Scharfenberger 


X 








K. Settembrino 


X 









CERTIFICATION 

I, Heidi R, Brunt, Township Clerk of the Township of Middletown, hereby certify the foregoing 
to be a true copy of a resolution adopted by the Middletown Township Committee at their 
meeting held July 20, 20 1 5. 



2015. 



WITNESS, my hand and the seal of the Township of Middletown this 20* day of July, 














RESOLUTION NO. 15-272 



TOWNSHIP OF MIDDLETOWN 
COUNTY OF MONMOUTH 

RESOLUTION AMENDING RESOLUTION 15-205 AUTHORIZING AND 
REQUESTING THE PLANNING BOARD TO UNDERTAKE A PRELIMINARY 
INVESTIGATION TO DETERMINE WHETHER BLOCK 137, LOTS 2.05, 2.07, 
3, 4, 5, 6 AND 7; BLOCK 281, LOTS 3, 4, 5, 6, 7, 8, 14, 15, 16, 17, 18, 19 AND 20; 
BLOCK 306, LOTS 47, 48, 49, 50, 51, 52, 66, 108, 110, 130, 131, 132, 135, 136, 137, 
138, 139, 140, 141,142, 143, 144, 169, 170, 171 AND 172; BLOCK 319, LOT 1; 
BLOCK 320, LOT 1; BLOCK 321, LOT 1; BLOCK 322, LOT 1; BLOCK 323, LOT 
1; BLOCK 324, LOT 1; AND BLOCK 325, LOT 1 SATISFY THE CRITERIA FOR 
DESIGNATION AS AN AREA IN NEED OF REDEVELOPMENT TO INCLUDE 
ADDITIONAL PROPERTIES BLOCK 306, LOTS 122, 123, 124, 125, 128 AND 
129; BLOCK 306.01, LOTS 14, 15 AND16 IN THE PRELIMINARY 

INVESTIGATION 



WHEREAS, the Local Redevelopment and Housing Law (LRHL) pursuant to 
N.J.S.A. 40A:12A-1 et seq. establishes the authority for a municipality to study area 
within its boundaries to determine whether or not such an area is in need of 
redevelopment; and 



WHEREAS, the Township of Middletown ("the Township”) is authorized 
pursuant to N J.S.A. 40A: 12A-5 to determine that a delineated area in the Township is an 
area in need of redevelopment; and 

WHEREAS, the LRHL provides a unique tool for municipalities to pursue 
revitalization opportunities in urban, suburban and rural communities; and 

WHEREAS, the redevelopment process allows for a comprehensive approach in 
considering specific properties or areas and how they might be developed or utilized in a 
maimer that will best achieve the goals and interests of the community; and 

WHEREAS, properly utilized, the LRHL fosters an opportunity for public- 
private partnerships in analyzing and studying land use and revitalization issues; and 

WHEREAS, in order to initiate the redevelopment process, the Township 
Committee must authorize the Planning Board to undertake a study of an identified area 
qnd detemiine whether or not such an area meets the statutory requirements as an Area in 
Need of Redevelopment. Should that determination be made, then a redevelopment plan 
can be prepared for the designated area; and 

WHEREAS, the Township has been awarded a post-Sandy Planning Assistance 
Grant and will be utilizing the grant funds for this investigation; and 



WHEREAS, the area of the Township known as the Port of Belford generally 
including properties along Port Monmouth Road, Main Street and Center Avenue is an 
area that may benefit from the redevelopment process. A long-term development plan for 
this area could be achieved that will benefit landowners as well as the overall community. 

WHEREAS, the Township adopted Resolution 15-205 on the 20 th day of July, 
2015, authorizing to conduct a preliminary investigation in order to determine if the area 
encompassed by the following Block and Lots identified below and in Exhibit A, 
attached to this Resolution, meets the criteria established by law as an Area in Need of 



Redevelopment: 






Block 

Block 

Block 


137 

281 

306 


Lots 

Lots 

Lots 


2,05,2.07,3,4,5,6,7 

3,4,5,6,7,8,14,15,16,17,18,19,20 

47, 48, 49, 50, 51, 52, 66, 108, 110, 130, 131, 132, 135,136, 

137, 138, 139, 140, 141,142, 143, 144, 169, 170, 171, 172 


Block 


319 


Lot 


1 


Block 


320 


Lot 


1 


Block 


321 


Lot 


1 


Block 


322 


Lot 


1 


Block 


323 


Lot 


1 


Block 


324 


Lot 


1 


Block 


325 


Lot 


1 



WHEREAS, the Township amends Resolution No. 15-205 to include additional 
properties encompassed by the following Block and Lots identified below and in Exhibit 
B to be added to the area identified above and in Exhibit A, attached to this Resolution, 
meets the criteria established by law as an Area in Need of Redevelopment: 

Block 306 Lots 122, 123, 124, 125, 128 AND 129 

Block 306.01 Lots 14, 15 AND 16; and 



WHEREAS, authorizing this study shall not allow for the use of eminent domain 
and that the said area shall be a Non-Condemnation Redevelopment Area. 

NOW, THEREFORE, BE IT RESOLVED by the Township Committee of the 
Township of Middletown in the County of Monmouth, State of New Jersey, as follows: 



1. The Planning Board is hereby authorized to conduct a preliminary investigation in 
order to determine if the area encompassed by the following Block and Lots 
identified below meets the criteria established by law as an Area in Need of 
Redevelopment: 



Block 137 
Block 281 

Block 306 



Lots 

Lots 



2.05, 2.07,3,4,5,6,7 

3,4, 5, 6, 7, 8,14,15,16,17,18,19,20 

47, 48, 49, 50, 51, 52, 66, 108, 1 10, 122, 123, 124, 125, 128, 

129, 130, 131, 132, 135,136, 137, 138, 139, 140, 141,142, 



Lots 



Block 


306.01 


Lots 


Block 


319 


Lot 


Block 


320 


Lot 


Block 


321 


Lot 


Block 


322 


Lot 


Block 


323 


Lot 


Block 


324 


Lot 


Block 


325 


Lot 



143, 144, 169, 170, 171, 172 
14, 15, 16 
1 
1 
1 
1 
1 
1 
1 



2, That this redevelopment area determination shall authorize the municipality to use 
all of the powers provided pursuant to the LRHL for use in a redevelopment area 
other than the use of eminent domain (“Non-Condemnation Redevelopment Area”). 



MIDDLETOWN TOWNSHIP COMMITTEE 



Committee Member 


Approved 


Opposed 


Abstain 


Absent 


Mayor Murray 


X 








A. Fiore 


X 








S. Massed 


X 








G. Scharfenberger 


X 








K. Settembrino 


X 









CERTIFICATION 



I, Heidi R. Brunt, Township Clerk of the Township of Middletown, hereby certify 
the foregoing to be a true copy of a resolution adopted by the Middletown Township 
Committee at their meeting held October 19, 2015. 



WITNESS, my hand and the seal of the Township of Middletown this 19 th day of 
October, 2015. 




Heidi R. Brunt, CMC7TLMC, CMR~ 
Township Clerk 
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Appendix B: Schedule of Permitted Uses (§1 6-902B) 




Preliminary Investigation Report & Redevelopment Study 
Port of Belford ] Middletown Township, N J 



K m . ; : , ; 

i’ : Permitted 

C = Conditional - ' ‘ 

A == Accessory ■ : . v.' ; y v , 

^ Prohibited . : 



ACCESSORY 



Accessory apartment (Mount Laurel) 



Basketball courts (private) 



Billboards 

Commercial accessory storage building 



Family day care 



Fences and hedges 



Garage, commercial 



Garage, detached (residential) 



Gazebos 



Home occupation 



Outdoor storage/display of goods sold on-site 



Residential satellite dish antenna 



Sheds and other customary accessory structures 



Signs 

Swimming pools (private) 



Swimming pools (public) 



Tennis courts (private) 



AGRICULTURAL 



Animal kennels and boarding 



Bam and other farm buildings 



Commercial woodland 



Cropland 



Fisheries 



Livestock, pasture and rangeland 



Nursery 

Orchard and vineyard 



Road side farm stand 



Wildlife refuge 



BUSINESS OFFICE 



r-i 




Pk 


r-i 


S: 


& 


<£ 














































































































